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INTRODUCTION

The West Grand Redevelopment Project Area (hereafter referred to as the "Redevelopment
Project Area") is located near the western boundary of the City of Chicago, Illinois on West

The Redevelopment Project Area is adjacent to and abuts the Fullerton/Normandy TIF District
along West Grand/West Fullerton Avenue. The Redevelopment Project Area shares many of

contribute to the structures’ inefficiency for contemporary manufacturing standards.
Redevelopment of this vacant industria| property for commercial use, however, requires
extraordinary expenditures for demolition, environmental remediation and site preparation: these
extraordinary costs result in a higher development cost Per square foot and decrease the rate
of return required to encourage a developer to move ahead with a proposed project.

The Redevelopment Project Area is located within the Galewood/Montclare community which
was originally settled in the late 1880s but did not grow substantially until the 1920s when the

Louik/Schneider & Associates, Inc__ !
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The Redevelopment Project Area contains two industrial/commercial buildings that were

The Act provides a means for municipalities, after the approval of a "Redevelopment Plan and
Project," to redevelop blighted and conservation areas by pledging the increase in tax revenues
generated by public and private redevelopment. This increase in tax revenues is used to pay
for up-front costs which are required to stimulate the private investment in new redevelopment

Louik/Schneider & Associates, Inc, 2
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Plan and Project (the “Redevelopment Plan”) has been formulated in accordance with the

provisions of the Act. It is a guide to all proposed public and private action in the
Redevelopment Project Area. In addition to describing the objectives of redevelopment, the
Redevelopment Plan sets forth the overajl program to be undertaken to accomplish these
objectives. This program is the Redevelopment Plan and Project.

After approval of the Redevelopment Plan, the City Council will then formally designate the
Redevelopment Project Area.

The purpose of thig Redevelopment Plan is to ensure that new development occurs:
1. On a coordinated rather than a piecemeal basis to ensure that the land-use,
vehicular access, parking, service and urban design systems will meet modern-

day principles and standards;

2. On a réasonable, comprehensive and integrated basis to ensure that blighting
factors are eliminated; and

3. Within a reasonable and defined time period.

government.

Louik/Schneider & Associates, Inc, 3




City of Chicago
West Grand - Redevelopment Plan

There has been no major investment in the Redevelopment Project Area for at least the last five
years. The adoption of the Redevelopment Plan will make possible the implementation of 3

cannot reasonably be anticipated to be developed without the adoption of this Redevelopment
Plan. Public investments will Create the appropriate environment to attract the investment
required for the rebuilding of the area. Byt for the financial assistance provided by the City, the
proposed developments would not be financially feasible and would not go forward,

Successful implementation of the Redevelopment Plan and Project requires that the City of

Chicago take full advantage of the real estate tax increments attributed to the Redevelopment
Project Area as provided in accordance with the Act.

Louik/Schneider & Associates, Inc, 4
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REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

General Goals:

*

Improve the quality of life in Chicago by improving the economic vitality of the
Redevelopment Project Area.

Provide sound economic development in the Redevelopment Project Area.

Revitalize the Redevelopment Project Area to promote additional retaijj
development to enhance the emerging commercial/retail redevelopment of the
Surrounding area and the City.

contribute to the health, safety and general weifare of the City, and preserve or
enhance the value of properties in the area,

Create a suitable location for commercial/retail activity and accompanying job
opportunities that will bring new dollars to the City from surrounding suburban
locations.

Redevelopment Objectives:

*

Reduce or eliminate those conditions which qualify the Redevelopment Project
Area as a Conservation Area.

Strengthen the economic well-being of the Redevelopment Project Area and the
City by increasing business activity, real estate values and job opportunities.

Provide needed incentives to encourage improvements and new development.

Louik/Schneider & Associates, Inc_ 6
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* Encoqrage the participation of minorities and women in the development of the
Redevelopment Project Area.

Development ang Design Objectives:

* Establish a pattern of land use activities arranged in compact, compatible
groupings to increase efficiency of Operation and economic relationships.

* Encourage coordinated development of parcels and structures in order to achieve
attractive and efficient building design, off-street parking, adequate truck and
service facilities, and appropriate access to nearby arterial streets.

* Achieve development which is integrated both functionally and aesthetically with
nearby existing development.

* Ensure a safe and adequate circulation pattern, adequate ingress and egress
and capacity in the Redevelopment Project Area.

* Encourage a high-quality appearance of buildings, rights-of-way and encourage
high standards of design.

* Encourage development of usable commercial/retail space.

Louik/Schneider & Associatss, Inc, 7
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CONSERVATION AREA CONDITIONS EXISTING
IN THE REDEVELOPMENT PROJECT AREA

undertaken and the basis for the finding that the Redevelopment Project Area qualifies as a
Conservation Area as defined by the Act. The entire Redevelopment Project Area is
characterized by the presence of structures more than 35 years of age and the presence of six
factors listed in the Act for a Conservation Area. Summarized below are the findings of the
Eligibility Report.

In addition to the age requirement, six criteria are present in varying degrees throughout the
Redevelopment Project Area. The criteria have been identified as follows:

Major extent * obsolescence
*  excessive vacancies
*  excessive land coverage
*  deleterious land-use or layout
*  depreciation of physical maintenance

Minor extent . deterioration

The conclusions of each of the six factors are summarized below.

1. Obsolescence
Obsolescence, both functional and economic, is present in both parcels of the
Redevelopment Project Area. The vacant industrial building is inappropriately configured
on the Krone parcel and the Pride building and parcel, with its very small size, is also
obsolete. Additionally, there is little Or no parking available on either site, further

Louik/Schneider & Associates, Inc, 8
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2.

Deterioration

Excessive Land Coverage
Excessive land coverage, manifested by the crowding of buildings and accessory

Depreciation of Physical Maintenance :
Depreciation of physical maintenance, manifested by substantial deferreq maintenance
and lack of maintenance of buildings, parking areas and streets, is present to a major
extent in both parcels in the Redevelopment Project Area.

CONCLUSION

Louik/Schneider & Associates, Inc.

* The buildings and improvements meet the statutory criterion that requires
S0 percent or more of the Structures to be 35 years of age or older.
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*

Of the 14 factors for a Conservation Area set forth in the law, six are
present in the Redevelopment Project Area and only three are necessary
for designation as 3 Conservation Area.

The conservation area factors which are present are reasonably
distributed throughout the Redevelopment Project Area.

~All areas within the Redevelopment Project Area show the presence of

conservation area factors.

and the equalized assessed value (EAV) of the Redevelopment Project Area has declined 46%
from $862,026 in 1992 to $465,129in 1994. 1tis clear from these indicators that the Area has
experienced not only a lack of growth and investment, but a decline in values as well.

The analysis above was based upon data assembled by Louik/Schneider & Associates, Inc.
The surveys, research and analysis conducted include:

1.

2.

Exterior Surveys of the condition and use of the Redevelopment Project Area;
Field surveys of environmental conditions covering streets, sidewalks, curbs and
gutters, lighting, traffic, parking facilities, landscaping, fences and walls, and
general property maintenance;

Comparison of current land use to current zoning ordinance and the current
zoning maps;

Historical analysis of site uses and users;
Analysis of original and current platting and building size layout;

Review of Previously prepared plans, studies and data; and

Louik/Schneider & Associates, Inc, 10
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7. Analysis of the level of equalized assessed values (EAV) and building permits
filed with the City of Chicago from 1991 to the present time in the Study Area.

not go forward.

Louik/Schneider & Associatss, Inc. 11
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WEST GRAND REDEVELOPMENT PLAN AND PROJECT

A. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The City proposes to realize its goals and objectives of redevelopment through public financé
techniques, including but not limited to tax increment financing, and by undertaking some or al|
of the following actions:

1. Assemblage of Sites. To achieve the renewal of the Redevelopment
Project Area, property identified in Map 4, Property Which May Be
Acquired, attached hereto and made a part hereof, may be acquired by
the City of Chicago and cleareq of all improvements, if any, and either (a)
sold, leased or conveyed for private redevelopment, or (b) sold, leased or
dedicated for construction of public improvements or facilities. The City
may pay for a private developer's cost of land acquisition and other
property, real or personal, or rights or interests therein, demolition of
buildings, and the clearing and grading of land. The City may determine
that to meet the renewal objectives of this Redevelopment Plan, certain
property currently listed for acquisition should not be acquired.
Acquisition of land for public rights-of-way may also be necessary for the
portions of said rights-of-way that the City does not own.

As a necessary part of the redevelopment process, the City may hold and
Secure property which it has acquired and place it in temporary use until
such property is scheduled for disposition and redevelopment. Such uses
may include, but are not limited to, project office facilities, parking or other
uses the City may deem appropriate.

2. Provision of Public Improvements and Facilities. Adequate public
improvements and facilities may be provided to service the entire
Redevelopment Project Area. Public improvements and facilities may
include, but are not limiteq to:

Louik/Schneider & Associates, Inc, 12
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a. Provision for new or reconstructed streets and public rights-of-
ways;

b. Provision of utilities necessary to serve the redevelopment:

o} Public landscaping; and

Public landscape/buffer improvements, street lighting and general
beautification improvements  in connection  with  public
improvements.

Provision for Soil and Site Improvements. Funds may be made
available for improvements to Properties for the purpose of making land
Suitable for development. These improvements may include, but are not
limited to:

a. Environmental remediation necessary for redevelopment of the
Redevelopment Project Area;
Site Preparation - Utilities; and
Demoilition.

Analysis, Administration, Studies, Legal, et al. Funds may be
provided for activities including the long-term management of the
Redevelopment Plan and Project as well as the costs of establishing the
Program and designing its components. Costs of studies, surveys,
development of plans, and specifications, implementation and
administration of the redevelopment plan, including but not limited to staff
and professional service costs for architectural, engineering, legal,
marketing, financial, planning or other services, provided, however, that
no charges for professional services may be based on a percentage of the
tax increment collected.

Redevelopment Agreements. The City may enter into Redevelopment
Agreements with private developers which may include, but not be limited
to, terms of sale, lease or conveyance of land, requirements for site

13
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improvements, public improvements, job training and interest subsidies.

In the event that the City determines that construction of certain improvements is not financially
feasible, the City may reduce the scope of the proposed improvements.

B. REDEVELOPMENT PLAN

The Redevelopment Plan proposes the redevelopmént of the Redevelopment Project Area to
stimulate or stabilize the properties within the Redevelopment Project Area. The existing
industrial building (Krone) and smaller commercial building (Pride), in their current configuration
and condition, are not properly designed to take advantage of redevelopment opportunities; this
is evidenced, for example, by the vacancy of the Krone building since July 1993. In order to
accomplish the City of Chicago’s objective of stimulating economic activity and redevelopment
of unused or underutilized properties, this Redevelopment Plan wiil also make approximately
2.1 acres of land available for a new retail facility development and will allow for the economic
and functional redevelopment of the parcels.

The Plan proposes the redevelopment of the existing property into a modern retail store. This
location, with its proximity to other retail destinations and particularly to surrounding suburban
communities with residents that shop in this Chicago neighborhood, is very appropriate for this
type of use.

When completed, the Redevelopment Project Area will allow for the development of
approximately 26,000 square feet of new retail facilities with the potential to Create up to 50 full-
time equivalent jobs and in excess of 25 temporary construction jobs. Additionally, the retail
facility will have approximately 110 parking spaces on site to meet modern development
standards and to alleviate any requirement for off-site parking.

The proposed Redevelopment Project Area may require the planning and programming of
certain public improvements. The redevelopment agreement to be entered into with the
proposed developer will generally provide for the City to provide funding for activities permitted
by the Act. The funds for these improvements will come directly from the incremental increase
in tax revenues generated from the entire Redevelopment Project Area or the City’s issuance

Louik/Schneider & Associates, inc, ' 14
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of bonds to be repaid from the incremental increase in tax revenues to be generated from the
entire Redevelopment Project Area. A developer or user-will undertake the responsibility for the
required demolition and soil and site improvements, a portion of which may be paid for from the
incremental increase in tax revenues or from the issuance of bonds, and will further be required
to build any agreed upon improvements and necessary ancillary improvements required for the
project.

C. GENERAL LAND-USE PLAN
This Redevelopment Plan and the proposed projects described herein will be approved by the
Chicago Plan Commiss_ion prior to the adoption of the Plan.,

The Land-Use Plan, Map 3, identifies proposed land-uses and public rights-of-way to be in effect
upon adoption of this Redevelopment Plan. The major land-use category for the West Grand
Redevelopment Project Area will be commercial/retail. The location of all major thoroughfares
and major street rights-of-way are subject to change and modification.

D. ESTIMATED REDEVELOPMENT PROJECT COSTS
Redevelopment Project costs mean the sum total of all reasonable or necessary costs that may
be reimbursed from tax increment revenues and which are incurred or estimated to be incurred,
and any such costs incidental to this Redevelopment Plan pursuant to the Act. Such costs may
include, without limitation, the following:

1. Costs of studies, surveys, development of plans and specifications,
implementation and administration of the redevelopment plan, including
but not limited to staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning or other services,
provided, however, that no charges for professional services may be
based on a percentage of the tax increment collected;

Louik/Schneider & Associates, Inc_ 15
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10.

Louik/Schneider & Associates, Inc.

Property assembly costs, including but not limited to acquisition of land
and other property, real or personal, or rights or interests therein,
demolition of buildings, and the clearing and grading of land;

Costs of rehabilitation, reconstruction or repair or remodeling of existing
public or private buildings and fixtures;

Costs of the construction of public works or improvements:
Costs of job training and retraining projects:;

Financing costs, including but not limited to al| necessary and incidental
expenses related to the issuance of obligations and which may include
payment of interest on any obligations issued hereunder accruing during
the estimated period of construction of any redevelopment project for
which such obligations are issued and for not exceeding 36 months there-
after and including reasonable reserves related thereto:

All or a portion of a taxing district's capital costs resulting from the
redevelopment project necessarily incurred or to be incurred in
furtherance of the objectives of the redevelopment plan and project, to the
extent the municipality by written agreement accepts and approves such
costs;

Relocation costs to the extent that a municipality determines that
relocation costs shall be paid or is required to make payment of relocation
costs by federal or state law;

Payment in lieu of taxes;
Costs of job training, advanced vocational education or career education,

including but not limited to courses in occupational, semi-technical or
technical fields leading directly to employment, incurred by one or more

16
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11.

Louik/Schneider & Associates, Inc,

taxing districts, provided that such costs (i) are related to the
establishment and maintenance of additional job training, advanced
vocational education or career education programs for persons employed
or to be employed by employers located in a redevelopment project area:
and (ii) when incurred by a taxing district or taxing districts other than the
municipality, are set forth in a written agreement by or among the
municipality and the taxing district or taxing districts, which agreement
describes the program to be undertaken, including but not limited to the
number of employees to be trained, a description of the training and
services to be provided, the number and type of positions available or to
be available, itemized costs of the program and sources of funds to pay
for the same, and the term of the agreement. Such costs include,
specifically, the payment by community college districts of costs pursuant
to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College
Act and by school districts of costs pursuant to Sections 10-22.20a and
10-23.3a of The School Code;

Interest costs incurred by a redeveloper related to the construction,
renovation or rehabilitation of g redevelopment project provided that:

a. such costs are to be paid directly from the special tax-allocation
fund established pursuant to the Act;

b. such payments in any one year may not exceed 30 percent of the
annual interest costs incurred by the redeveloper with regard to
the redevelopment project during that year;

C. if there are not sufficient funds available in the speciai tax
allocation fund to make the payment pursuant to this paragraph
(11) then the amount so due shall accrue and be payable when
sufficient funds are available in the special tax allocation fund; and

17
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d. the total of such interest payments paid pursuant to the Act may
not exceed 30 percent of the total of (i) costs paid or incurred by
the redeveloper for the redevelopment project plus (ii)
redevelopment project costs excluding any property assembly
costs and any relocation costs incurred by a municipality pursuant
to the Act.

12. Unless explicitly stated in the Act, the cost of construction of new
privately-owned buildings shall not be an eligible redevelopment project
cost.

The estimated Redevelopment Project costs are shown in Table 1. The total Redevelopment
Project costs provide an upper limit on expenditures. Within this limit, adjustments may be made
in line items, including provision for capitalized interest and other cost of financing associated

with the issuance of obligations, without amendment of this Redevelopment Plan.

Louik/Schneider & Associates, Inc_
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TABLE 1

ESTIMATED REDEVELOPMENT PROJECT cosTs

Program Action/lmorovements

Land Acquisition $ 100,000

Site Preparation/Environmental
Remediation/Demolition $ 650,000

Public Improvements $ 750,000

Planning, Legal, Professional $ 50,000

TOTAL REDEVELOPMENT
PROJECT COSTS* $1,550,000

"Exclusive of capitalized interest, issuance costs and other financing costs

Louik/Schneider & Associates, Inc__
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E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS

Funds necessary to pay for Redevelopment Project costs are to be derived principally from tax
increment revenues and proceeds of municipal obligations which are secured principally by tax
increment revenues and/or tax increment revenues from adjacent Tax Increment Financing

and above the initial equalized assessed value of each such property in the Redevelopment
Project Area. Without the use of such tax incremental revenues, the Redevelopment Project
Area would not reasonably be anticipated to be developed. All incremental revenues utilized
by the City of Chicago will be utilized exclusively for the development of the Redevelopment
Project Area.

Issuance of Obligations

To finance Redevelopment Project costs a municipality may issue general obligation bonds or
obligations secured by the anticipated tax increment revenue generated within the
Redevelopment Project Area or the City may permit the utilization of guarantees, deposits and
other forms of security made available by private sector developers to secure such obligations.
In addition, a municipality may pledge toward payment of such obligations any part or any
combination of the following: (@) net revenues of all or part of any redevelopment project; (b)
taxes levied and collected on any or all property in the municipality; (c) the full faith and credit
of the municipality; (d) a mongage on part or all of the Redevelopment Project Area; or (e) any
other taxes or anticipated receipts that the municipality may lawtully pledge.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be
retired within 23 years (by the year 2019) from the adoption of the ordinance approving the

Louik/Schneider & Associates, Inc, 20
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projected to be available, from tax increment revenues and from such bond sinking funds or
other sources of funds (including ad valorem taxes) as may be provided by ordinance.
Obligations may be of a parity or senior/junior lien nature. Obligations issued may be serial or
term maturities, and may or may not be subject to mandatory, sinking fund, or optional
redemptions. »

Most Recent Equalized Assessed Valuation of Properties in the
Redevelopment Project Area

Louik/Schneider & Associates, Inc, 21
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F. LACK OF GROWTH AND DEVELOPMENT THROUGH INVESTMENT BY PRIVATE
ENTERPRISE

Vacant industrial structures such as the building on the Krone parcel are in general
characterized by certain conditions such as insufficient lot size, lack of ceiling height and an
internal construction configuration which contribute to the structures’ inefficiency for
contemporary manufacturing standards, Redevelopment of such vacant industrial property for

ahead with a proposed project.

The lack of growth and investment by the private sector is also Supported by the trend in the
equalized assessed valuation (“EAV") of all the property in the Redevelopment Project Area
during the period from 1992 to 1994. In the Redevelopment Area, both of the parcels in a tri-
annual assessment decreased in terms of equalized assessed valuation. The 1994 EAV
represents a 46% decrease in EAV from $862,026 in 1992 to $465,129 in 1994, and a 9%
decrease from $509,598 in 1993 to $465,129 in 1994, which is well below the City’s 5.0% rate
of increase for this period.

Itis clear from the study of this area that private investment in revitalization and redevelopment
has not occurred to overcome the Conservation Area conditions that currently exist. The

Louik/Schneider & Associates, Inc. 22
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Redevelopment Project Area is not reasonably expected to be developed without the efforts and
leadership of the City, including the adoption of this Redevelopment Plan.

G. FINANCIAL IMPACT OF THE REDEVELOPMENT PROJECT
Without the adoption of this Redevelopment Plan and tax increment financing, the

result from the lack of a concerted effort by the City to stimulate revitalization and redevelopment
could lead to a reduction of real estate tax revenue to alj taxing districts.

Sections A, B, & C of this Redevelopment Plan describe the comprehensive redevelopment
program proposed to be undertaken by the City to create an environment in which private
investment can occur. If the Redevelopment Project is successtul, it will alleviate the
Conservation Area conditions, which caused the Redevelopment Project Area to qualify as a
Conservation Area under the Act, Creating new jobs and promoting development in the
Redevelopment Project Area.

properties within and adjacent to the Redevelopment Project Area.

Louik/Schneider & Associates, Inc, 23




City of Chicago
West Grang - Redeveiopment Plan

H. DEMAND ON TAXING DISTRICT SERVICES
The following major taxing districts presently levy taxes on properties located within the

construction of commercial/retail buildings. Therefore, the financial burden of the
Redevelopment Plan on taxing districts is expected to be negligible. ‘

I. PROGRAM TO ADDRESS FINANCIAL AND SERVICE IMPACTS

Louik/Schneider & Associates, Inc, 24




City of Chicago
West Grand - Redevelopment Plan

the additional service and capital demands
implementation of this Redevelopment Plan.

Louik/Schneider & Associates, Inc,

Placed on taxing districts as a result of the
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PROVISION FOR AMENDING

The Redevelopment Project Area Tax Increment Re
amended pursuant to the provisions of the Act.

Louik/Schneider & Associates, Inc,

ACTION PLAN

development Plan and Project may be
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AFFIRMATIVE ACTION PLAN

The City is committed to and wi| affirmatively implement the following principles with respect to
the Redevelopment Project Area.

A.

The assurance of equal opportunity in all personnel and employment actions with
respect to the Redevelopment Plan, including but not limited to hiring, training,
transfer, promotion, discipline, fringé benefits, salary, employment working
conditions, termination, etc., without regard to race, color, religion, sex, age,
handicapped status, national origin, creed or ancestry.

Every developer will meet City of Chicago standards for participation of Minority
Business Enterprise and Woman Business Enterprises as required in
Redevelopment Agreements.

This commitment to affirmative action and non-discrimination will ensure that all
members of the protected groups are sought out to compete for all job openings
and promotional opportunities.

Louik/Schneider & Associates, Inc, 27
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SCHEDULING OF REDEVELOPMENT

Louik/Schneider & Associates, Inc. 28
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EXHIBIT A
LEGAL DESCRIPTION

LOT 1 IN ROBERT VOLK'S SUBDIVISION ACCORDING TO THE PLAT
THEREOF RECORDED NOVEMBER 9, 1927 AS DOCUMENT NO. 9836413

Louik/Schneider & Associates, Inc.
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TABLE 1

ESTIMATED REDEVELOPMENT PROJECT COSTS

Program Action/lmorovements

Land Acquisition $ 100,000
Site Preparation/Environmental
Remediation/Demolition $ 650,000
Public Improvements $ 750,000
Planning, Legal, Professional $ 50,000
TOTAL REDEVELOPMENT
PROJECT cosTs* $ 1,550,000

*Exclusive of capitalized interest, issuance costs and other financing costs

Louik/Sehneider & Associatas, Ine,__
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TABLE 2

1994 EQUALIZED ASSESSED VALUATION

Perm Index EAV

13-31-204-001 $210,321
13-31-205-032 $254,808
TOTAL $465,129

Louik/Schneider & Associatss, Inc.
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MAPS
Map 1 Redevelopment Project Boundary
Map 2 Existing Land Use
Map 3 Proposed Land Use
Map 4 Property Which May Be Acquired

Louik/Schneider & Associates, Inc,
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FIGURE 25: ARMITAGE CORRIDOR
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A PLAN FOR INDUSTRY IN CHICAGO'S WEST SIDE
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West Grand

Consultant/Firm: Louik\Schneider & Associates
Ward(s)/Alderman: 36" William Banks

Community area(s): 18, Montclare

Proposed Land Uses: Commercial/retail development
Acreage and/or Number of Pins: 2.98 acres
EAYV at time of plan(1995): $465,129

Anticipated EAV of TIF District: $1,200,000

Estimated Budget: Land acquisition $ 100,000
Planning, Legal, analysis, etc $ 50,000
Public Improvements $ 750,000

Site Preparation $ 650,000

Total Cost § 1,500,000

TIF Legislative Dates
TIF expiration date: 3/11/2021
City Council Approval: 3/11/98
CDCP Hearing: 5/14/96



Portability:
Adjacencies: F ullerton/Normandy
Expiration of adjacencies: 10/7/2016

Prior Land Uses: The area consists of vacant industria] property.
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